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Proposal:

The proposal is for a new 7  -story market rate apartment building with ground floor retail and

below -grade parking on a 19,088 square foot si te. Following, are the primary program components

(quantities approximate):

A FAR & Base, 3:1; Bonus, 3:1 (33.510.210.C); Proposed 05.7:1

Height 6Base 506 + Bonus 4506 (338®HB0.210. D) ; Proposed
Gross Square Feet 6 125,000 gross sf

Floor Area Above Grad e 0 109,142 sf above grade

Number of Units & 123 market rate apartments

Retail & 8,500 sf retail

Parking 0 55 below -grade parking stalls

Loading 62 Standard B |l oading stalls (906Wx1806Lx1006H) bel c
Amenity 0 level 2 and level 7 roof decks.

> D > > D>

Modificat ions . The following Modifications to Zoning Code Standards are requested:
1. 33.266.130F; Table 266 -4 Parking Standards : This standard requires the parking space
di mension be 8.50W x 160L. The Applicant requests apf
r ot

246cemach between some parking stalls that would p
of the individually -assigned stall on each side.
2. 33.266.220.C3 Long Term Bicycle Parking . This standard requires that a bicycle
parking di mension be 2iiMquestsédprovide I8 Ecyck papking ¢ a
spaces in a wal/|l rack system that stores bicycles 18:¢
(staggered by a minimum of 66), with the |l owest rack

Design Review is necessary because the  proposal is for new construction within a Design Overlay
Zone.

Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33, Portland
Zoning Code. The applicable approval criteria are:

A 33.825 Design Revi ew A Central City Fundamental Design
A Modification Criteria (33.825.040) ~ Guidelines
A Central Eastside District Design
Guidelines
ANALYSIS
Site and Vicinity: The site is a trapezoidal shaped parcel with frontage on SE Sandy Blvd, SE 8 th

Aveand SEPineSt. The site slopes to the soutédvefseaet dam phpdtnhg Dt
St and SE Sandy Blvd. The southern portion of the block supports an urban winery (Clay Pigeon
Winery) and outdoor seating area abutting the subject si

With regard to the vicinity transportation network, SE Sandy Blvd is a Regional Main Street, Main

Truck Street, Transit Access Street, City Walkway, and City Bikeway; SE Pine St and SE 8 th Ave

are Local Service Walkways/Bikeways. The site is located ne ar the eastern edge of a designated

Freight District but not within any designated Pedestrian Districts. The site abuts a segment of SE

Sandy Blvd constructed between 1929 -32 di agonally bisecting the establish
connecting E Burnside St and SE Washington St. The street extension project directly impacted 8

city blocks to varying extent (approximately 1/ 3 of the
create SE Sandy Blvd) resulting in geometric variation in block geometry, building wall diversity,

exposed endwalls, eroded corners and small pocket spaces. This segment of SE Sandy Blvd offers a

variety of direct and oblique descending views of the central city and river through this unique

urban structure.
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Traditional immediate built con text consists of 2 to 3 story commercial structures, while
contemporary mixed -use 5 over 1 infill development is occurring between two and four blocks of

the site. Broader context consists of a wide variety of uses, such as manufacturing and production,

war ehouses, i ndependent 0 cr euptcompanies, $mall offices, asnattereds t a r t
residential buildings, car dealerships, social service agencies, restaurants, bars, nightclubs, a

skateboard park, and locally owned independent retail shops. E Burnsi de (3 blocks north of the

site), from approximately SE 6 th Avenue to SE 12 th Avenue, has become a destination area for new

retailers and restaurateurs in recent years, resulting in an increasingly pedestrian -oriented
corridor that is active during daytime as well as nighttime hours.

Zoning: Central Employment (EX): The EX zone is a high -density zone characterized by a very high
percentage of building coverage. The major types of new development will be light industrial,

commercial, and mixed -use buildings with pedestrian oriented design. EX zones will be located

near the center of the city where transit is readily available and where other commercial and

employment opportunities are nearby. EX zones will usually be applied in combination with the

Central Ci ty plan district.

Design Overlay (d) :  The Design Overlay Zone promotes the conservation, enhancement, and
continued vitality of areas of the City with special scenic, architectural, or cultural value. This is
achieved through the creation of design dist ricts and applying the Design Overlay Zone as part of
community planning projects, and development of design guidelines for each district.

Central City Plan Distric __t: The Central City plan district implements the Central City Plan and

other plans applic able to the Central City area. These other plans include the Downtown Plan, the
River District Plan, the University District Plan, and the Downtown Parking and Circulation Policy.

The Central City plan district implements portions of these plans by addin g code provisions which
address special circumstances existing in the Central City area.

Land Use History: City records indicate there are no prior land use reviews for this site.

Agency Review: A Notice of proposal in Your Neighborhood was mailed on May 18, 2017. The
following Bureaus have responded with no issue or concerns:

A Bureau of Environmental Services (Exhibit E.1)

Water Bureau (ExhibitE.2 )

Fire Bureau (Exhibit E.3 )

Life Safety (Exhibit E.4 )

Site Development (Exhibit E.5 )

Portla nd Bureau of T ransportation (E.6 )

Urban Forestry (Exhibit E.7)

> > >

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on May 18, 2017.
No written responses have been received from either the Neighborhood Association or notified
property owners in re  sponse to the proposal.

ZONING CODE APPROVAL CRITERIA
(1) Design Review (33.825)

33.825.010 Purpose
Design Review ensures:
A That development conserves and enhances the recognized special design values of a site or
area;
A The conservation, enhancement, and con  tinued vitality of the identified scenic,
architectural, and cultural values of each design district;
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A That certain types of infill development will be compatible with the neighborhood and
~enhance the area; and
A High design quality of public and private proj ects.

33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have shown
that the proposal complies with the design guidelines for the area.

It is important to emphasize that desig n review goes beyond minimal design standards and is
viewed as an opportunity for applicants to propose new and innovative designs. The design

guidelines are not intended to be inflexible requirements. Their mission is to aid project designers

in underst anding the principal expectations of the city concerning urban design. The review body
conducting design review may waive individual guidelines for specific projects should they find that

one or more fundamental design guidelines is not applicable to the circumstances of the particular
project being reviewed. The review body may also address aspects of a project design which are

not covered in the guidelines where the review body finds that such action is necessary to better

achieve the goals and objectiv  es of design review in the Central City.

Findings : The site is designated with Design Overlay zoning (d) and the proposal is for non -
exempt new construction and four modifications. Therefore , the proposal requires Design
Review approval. The approval ¢ riteria are Central City Fundamental Design Guidelines o}
Central Eastside Subarea and 33.825.040 -Modifications That Will Better Meet Design Review
Requirements .

Special Design Guidelines for the Design Zone of the Central Eastside District of the Central
City Plan and Central City Fundamental Design Guidelines

The Central Eastside is a unique neighborhood. The property and business owners are proud of

the districtds heritage and service to the community and
distribution/warehousing , and transportation are i mportant component
personality. To the general public, retail stores and commercial businesses provide the central

focus within the district.

The underlying urban design objective for the Central Eastside is t o capitalize on and emphasize
its unique assets in a manner that is respectful, supportive, creative and compatible with each

area as a whole. Part of the charm and character of the Central Eastside District, which should be
celebrated, is its eclectic mix  ture of building types and uses. An additional strength, which should

be built on, is the pattern of pedestrian friendly retail uses on Grand Avenue, East Burnside and
Morrison Streets, as well as portions of 11 th and 12 t Avenues.

The Central City Fundam ental Design Guidelines and the River District Design Guidelines focus on

four general categories. (A) Portland Personality, addresses design issues and elements that
reinforce and enhance (B)PededtriamEdphssisc h addrasses design iss ues
and elements that contribute to a successful pedestrian environment. (C) Project Design,
addresses specific building characteristics and their relationships to the public environment. (D)
Special Areas, provides design guidelines for the four special a reas of the Central City.

Central Eastside Design Goals
The following goals and objectives define the urban design vision for new development
and other improvements in the Central Eastside
A Encourage the special distinction and identity of the design revi ew areas of the Central
Eastside District.
A Provide continuity between the Central Eastside and the Lloyd District.
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A Provide continuity between the Central Eastside and the river, downtown, and adjacent
residential neighborhoods. Enhance the safety, convenie nce, pleasure, and comfort of
pedestrians.

Central City Plan Design Goals

This set of goals are those developed to guide development throughout the Central City. They apply
within the River District as well as to the other seven Central City policy areas. The nine goals for
design review within the Central City are as follows:

Encourage urban design excellence in the Central City;

Integrate urban design and preservation of our heritage into the development process;

Enhance the character of the Central City 6s districts;

Promote the development of diversity and areas of special character within the Central City;
Establish an urban design relationship between the
City as a whole;

Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;

Provide for the humanization of the Central City through promotion of the arts;

Assist in creating a 24 -hour Central City which is safe, humane and prosperous ;

Ensure that new development is at a human scale and tha t it relates to the scale and
desired character of its setting and the Central City as a whole

akrwnpE

©xoNo

Staff has considered all guidelines and addressed only those applicable to this proposal.

Al. Integrate the River. Orient architectural and landscape element s including, but not limited
to, lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and greenway.
Develop access -ways for pedestrians that provide connections to the Willamette River and

greenway.

Findings:  Although the site  for the proposed building is approximately half a mile east of the

Willamette River and seven stories in height, vistas from its south - and west -facing upper floor
windows, ample balconies a nd level 7 amenity deck (south and west -facing) will provide a se nse
of the river's presence including direct and oblique views of the water. Therefore, this guideline
is met.

A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that help

unify and connect individual buildings and differ ent areas.

A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local character

within the right  -of-way. Embellish an area by integrating elements in new development that build

on the areads charact er . fdatdresrotqualitigs bpintegmtingthetnsntosgwe c i a |
development.

A5-2. Acknowledge the Sandy River Wagon Road (Sandy Boulevard). Acknowledge the

historical significance of the Sandy River Wagon Road (Sandy Boulevard) from East Burnside to 7 th
Avenue with an upgrade of the public right  -of-way to be more pedestrian accommodating and

which is related to its historical context. New development located adjacent to this diagonal

alignment also should acknowledge the historical significance in a creative way that is attractive,

informative, and appropriate.

A5-4. Incorporate Works of Art. Incorporate works of art into development projects.

A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights -of-way by creating

and maintaining a sense of ur  ban enclosure.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent sidewalks to

increase the space for potential public use. Develop visual and physical connections into

buil dings®6 active interi oralks psearhstectural elemergssjcaasent si dew
atriums, grand entries and large ground -level windows to reveal important interior spaces and

activities.
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Findings for A4, A5, A5 -2, A5 -4, A7 and A8:  The built context of the project vicinity is an
eclectic mixtu re of building typologies 8 ranging from traditional masonry buildings to newer
glass and metal infill. The proposed primary cladding material (brick masonry in two colors)

with steel accents are emblematic of the industrial character in the surrounding ar ea and
exemplify architectural unification. The upper -story VPI vinyl windows and aluminum
storefront are common systems in newer Vvicinity constr.

mesh coil garage door and C -channel steel canopied retail entries are als o found throughout
the Central Eastside.

The project incorporates a well  -detailed brick cladding methodology including running bond on
the main body of the building, accented with soldier course storefront headers and rowlock
window sills. The facades are  well unified with floor  -to-ceiling window openings uniformly
spaced on all elevations with steel balconies. The building form responds to the gateway

location at the corner of SE Sandy Blvd and SE Pine St by presenting a radius flatiron form
directly tot he acutely angled intersection. This radius flatiron feature is further accentuated by

three-panel windows which convey a oprowo6 | ike form recogt
geometry.
The project acknowledges the Sandy River Wagon Road and the histo rical character of the

neighborhood by integrating an embossed image depicting the Sandy Wagon Tralil

interpretation map within the granite sidewalk tiles at the corner entry facing the SE Sandy

Blvd and SE Pine St intersection. In so doing, the project int roduces an artistic element to the
open space linkage that punctuates the length of the bisecting boulevard and references the
historical importance of this unique transportation feature.

The proposed footprint of the building will occupy the entire site thereby reinforcing urban

encl osur e. Configured as a reverse 0LO6 footprint, the
SE Sandy Blvd frontage featuring the full 7 -story mass (well -endowed with balconies) and the

single -level volume (with roof -top amenit y). Such a configuration results in a site configuration

responsive to the streetds diagonal alignment in a cre.

character and provides exciting visual and physical connections as follows:

A orienting the residentiallo bbby to the corner of the 0O0L6 at the quie
Stand SE 8 t Ave (reversing the "L" would necessitate a lobby in the SE corner fronting
Sandy, which is a far better retail spot);

A context reference to the "ripped" grid of Sandy Blvd tea ring through the orthogonal block
pattern leaving exposed endwalls, eroded corners, massing voids and scale variation;

A prevalence of one -level concrete (and red brick) buildings fronting Sandy with roof -top
decks as pressure valves (party decks) for the ve ry compressed Sandy Blvd energy;

A maintaining a single -level mass as an homage to the existing one  -story structure to be

~ demolished; and
A presenting an exciting potential for the one -story element as a unique stand  -alone box
programmed for restaurant use wit h sidewalk and roof -top spill -out.

These features, combined with the residential entry, live -work units and garage door oriented
toward the quieter character of SE8  t Ave and SE Pine St, will create a ground level condition
compatible with the diverse ch  aracter of the block where people on foot can encounter one

another and vehicles safely and graciously. In combination , these featur es provide a vibrant
balance between urban enclosure and sidewalk vibrancy. Therefore, these guidelines are met.
A5-3. P lan for or Incorporate Underground Utility Service. Plan for or Incorporate

Underground Utility Service to development projects.
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Findings for A5 -3: The proposed design will place all utilities underground. The transformer
will be place subterranean withi n the SE 8 th Ave right -of-way (supported by PGE).  Therefore,
this guideline is met.

B1l. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right -of-way exists or has existed. Develop and define the different
zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and the curb.

Develop pedestrian access routes to supplement the public right -of-way system through
superblocks or other large blocks.

B2. Protectthe  Pedestrian. Protect the pedestrian environment from vehicular movement.

Develop integrated identification, sign, and sidewalk -oriented night -lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mech anical
exhaust routing systems, and/or service areas in a manner that does not detract from the

pedestrian environment.

B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.
B6. Develop Weather Protection. Develop integrated weather protection systems at the sidewalk -

level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and sunlight on the
pedestrian environment.

B6-1. Provide Pedestrian Rain Protection. Rain protection is encouraged at the ground level of
all new and rehabilitated commercial buildings located adjacent to primary pedestrian routes. In
required retail opportunity areas, rain protection is strongly recommended.

Findings for B1, B2, B4, B6, and B6 -1: The proposal employs standard pedestrian -oriented

treatments in the public right -of-way, including street trees, planted tree wells and a potential

curb extension at the acute in  tersection of SE Sandy Blvd and SE Pine St. It also enhances the

sidewal ks by providing generous canopied walking surf a
frontage, most prominently a continuous radius canopy on SE Sandy Blvd and retail canopies

on SE Pine S t.

I n addition, recessed storefront entries (approxi matel
ample ground level lighting (recessed soffit, pilaster -mounted, pendant) will serve to shelter the

pedestrian realm and accentuate ground -level building eleme nts at night. The garage entry is

located at the southwest corner of the site on SE 8 th Ave, well away from the primary

pedestrian destinations (residential lobby and retail). While these treatments are all

straightforward and commonplace, in combination they result in a significant well -protected

pedestrian zone abutting the project that will feel comfortable and safe both during the day and

at night. The second -level amenity deck is envisioned as a semi -public facility featuring spill -

out capacity fora ground -level restaurant space in the single  -level space.

Therefore, these guidelines are met.

C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect
existing views and view corridors. Develop building facades that create visual connections to

adjacent public spaces.

Findings: Due to siteds el evated di s {evestdevelopment,thend abutti ng s
building will remain  among the tallest structures in its vicinity for some time, and will afford
distant views to the river, downtown, and the west hills. The design responds appropriately to

this opportunity with generous windows, ample balconies and a southwest -facing commo n
outdoor area at the top level. Therefore, this guideline is met.
C2. Promote Quality and Permanence in Development. Use design principles and building

materials that promote quality and permanence.
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Findings:  The residential use proposed for this lo cation represents a trending departure from
the light manufacturing, automotive, building trade, wholesale, retail, and warehousing

operations that have historically dominated the Central Eastside. The choice of well -detailed
red brick as a primary claddin g material responds well to the utilitarian quality of the

surrounding neighborhood, while the darker ironspot brick accents at the ground level and

steel accent materi al hi ghlight the building6s

with a flush -seam metal panel (22 ga) will add interest and reflect a contextually germane

practice of upper level adornment for comparable masonry structures. Therefore, this guideline

is met.

C1-1. Integrate Parking.

Integrate parking in a manner that is attract ive and complementary to the site and its
surroundings. Design parking garage exteriors to visually respect and integrate with adjacent
buildings and environment.

Findings:  Although onsite parking is not required with development of this site, the propo sal

includes a below -grade parking garage accessed from SE8 ™ Ave at the south end of the
building. As such, the parking is well integrated and completely concealed beneath the

building, as are the two required loading bays 0t wo Standard B8SHLxI1I0DH()906Wx1

Therefore, this guideline is met.
C5. Design for Coherency. Integrate the different building and design elements including, but
not limited to, construction materials, roofs, entrances, as well as window, door, sign, and lighting
systems, to a chieve a coherent composition.

Findings:  The building is well -resolved as a flatiron expression taking cues from the acute

intersection at SE Sandy Blvd and SE Pine St. The radius return of the acute corner is well -

detailed with a continuous ironspot bri ck rowlock detail at each window sill. The palette of
exterior materials is comprised of traditional, locally germane components with texture and

color variations: red (primary) and iron spot brick (accent); brake -shaped metal cornice (22 ga);
aluminum fr amed storefront; commercial -grade vinyl residential windows (with well -integrated

PTHP louvers) and doors.

ndustr |

The buil dingds highly visible (fromdtSlke Siamgliyd 8| ofd)t ke uad

atop the single level volume fronting the south hal f of the block frontage on SE Sandy Blvd
detracts from overall building coherency by lacking balconies. As a conventional balcony
typology, the building ought to feature balconies on all primary elevations, especially on those
most visible of elevations  (northbound from SE Sandy Blvd).

Therefore, with a condition of approval that two vertical rows of balconies be added to
t he buil di n-gadngwall ondetels 3 -7 over the level two amenity deck, this
guideline could be met.

The brick cladding is  uniformly well -detailed on all elevations (including south -facing end wall)

0 running -bond body; rowlock window details and ground floor datum; and, stack bond (with
reveal) rustication. Combined, this application of materials presents a well -restrained an d
coherent overall expression that all ows most

whole. At the June 15, 2017 Hearing, the Design Commission determined that the single -story
volume fronting SE Sandy Blvd (east elevation) lacked sufficient ¢ olor distinctiontoread asa

coherently separate building from the main body.

Therefore, with a condition of approval that the first floor of the main body of the
building be clad in red brick, this guideline is met.

t

he

bui
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C7. Design Corners that Build Acti ve Intersections. Use design elements including, but not
limited to, varying building heights, changes in facade plane, large windows, awnings, canopies,

marquees, signs and pedestrian entrances to highlight building corners. Locate flexible sidewalk -
level retail opportunities at building corners. Locate stairs, elevators, and other upper floor

building access points toward the middle of the block.

Findings:  The project has two primary corners on SE Pine St at SE Sandy Blvd and SE 8 th Ave
o that are wel | resolved as visually and physically active expressions. As stated above, the SE
Sandy Blvd corneriswell -di sti ngui shed as the buil di dgpilsoutpri mary p.l

retail at the ground floor; upper  -level residential units with ample balconies an d the radius

Flatiron expressed building mass. Lined with floor -to-ceiling glazing, the flatiron feature of the

buil ding conveys a oprowo6 | ike form departing the Will.
northwest. Ground -level active use within the single  -level volume (designed for a restaurant)

wi || serve to further activate this corner. The buil di

8th Ave marks the intersection with overstory balconies on all six levels above the ground level
lobby entry. Therefore, this guideline is met.

C8. Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the
building from the middle and top by using elements including, but not limited to, different exterior
materials, awnings, signs, and large windows.

C9. Develop Flexible Sidewalk -Level Spaces. Develop flexible spaces at the sidewalk  -level of
buildings to accommodate a variety of active uses.

Findings for C8 and C  -9: The proposed ground floor is approximately two -thirds glazed

storefrontfra med by pil asters along SE Sandy Blvd and at SE P
di ffere®B8®i)al th£€dbuil dingds bas elevelyolumhé drigntedt@SEt i at ed as a
Sandy Blvd and as a seven -level volume oriented to SE 8 th Ave. Distinguished wi th storefront

glazing with a stepped concrete curb, the buildingds b
expressed structure in the form of continuous pilasters (clad in accent ironspot brick) on both

the SE Sandy Blvd and SE Pine St elevations.

The ground level is well differentiated by storefronts taking advantage of favorable orientation

to the exposure of SE Sandy Blvd creating very desirable southeast facing ground floor tenant

spaces for the entire frontage. As stated above, the single -level space at the southeast corner is
configured for a single restaurant tenant with rooftop seating which reflects a vicinity trend

toward restaurant spill  -out on second level amenity decks. Therefore, these guidelines are met.

C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials, and

colors with the buildingbds overall design concept. Si ze
penthouses, other components, and related screening elements to enhance views of the Central

Ci t y 0 me, ashvglllas views from other buildings or vantage points. Develop rooftop terraces,

gardens, and associated landscaped areas to be effective storm water management tools.

Findings: Rooftop mechanical equipment will be not be visible from street lev el and vicinity
public viewpoints. And, because the building will be taller than most in the vicinity, private

views of the rooftop will also be limited. However, at a distance the elevator overrun may be

visible. And, given that unit all unit venting is run horizontally through the building skin
(discussed above), rooftop units are expected to be minimal. Notwithstanding this limited

visibility of the roof, the proposed mechanical equipment is appropriate in size, number and

location, and is cohesively or  ganized at central -roof. Therefore, this guideline is met.

C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the buildingds overall design concept. U
building 6s architecture, being sensitive to its impacts on t
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Findings:  Exterior lighting proposed for the building is limited to the ground level in the form
of well -integrated fixtures designed to accent building wall and pedestrian realm. All fixtures
are downcast and feature the following
A pendant fixtures within the garage door entry,
A recessed lights in soffits at retail canopy entries, balconies facing corner of SE Sandy Blvd
and SE Pine St and the level 2 and 7amenity decks,
A wall sconces on the pilasters framing retail entries.

These features are designed to downcast light in occupied outdoor space and improve
nighttime visibility on the adjacent sidewalks and mark important entry locations on the
building without having any discernible effect on the skyline. Therefore, this guideline is met.

(2) MODIFICATION REQUESTS (33.825)

33.825.040 Modifications That Will Better Meet Design Review Requirements:

The review body may consider modification of site -related d evelopment standards, includi  ng
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go through
the adjustment process. Adjustments to use -related developm ent standards (such as floor area
ratios, intensity of use, size of the use, number of units, or concentration of uses) are required to

go through the adjustment process. Modifications that are denied through design review may be
requested as an adjustmen t through the adjustment process. The review body will approve
requested modifications if it finds that the applicant has shown that the following approval criteria

are met:

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

The following modifications are requested:

1. 33.266.130.F & Table 266 -4 Parking Space Width . To reduce some parking spaces
widths in the gar age-6for om dteh @bor wicdd ¢ r @ e 89o structur al
placement.

A. Better meets design guidelines. The resulting development will better meet the
applicable design guide lines.

Findings: As noted above under C1 -1 Integrate Parking and C7 -1 Reduce the Impact of
Residential Unit Garages on Pedestrians , reduction of the width of some parking spaces
allows a greater number of parking spaces to be provided below grade, reducin g the
pressure for parking located on the street or at the ground level of the building. The
proposed functional and space efficient system better meets design guidelines because

it eases programmatic demand thereby allowing more active uses at the street 0 A8
Contribute to a Vibrant Streetscape, C9 Develop Flexible Sidewalk -Level Spaces. This
criterion is met.

B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.

Purp ose: The development standards promote vehicle areas which are safe and
attractive for motorists and pedestrians. Vehicle area locations are restricted in
some zones to promote the desired character of those zones. Together with the
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transit street buildin g setback standards in the base zone chapters, the vehicle
area restrictions for sites on transit streets and in Pedestrian Districts:
Provide a pedestrian access that is protected from auto traffic; and

A Create an environment that is inviting to pedestrian s and transit users.
A The parking area layout standards are intended to promote safe circulation within
the parking area, provide for the effective management of stormwater runoff from
vehicle areas, and provide for convenient entry and exit of vehicles.
Findings: The applicant is proposing approximately 55 below -grade parking spaces to

serve the residential units. Some of these spaces will be reduced up to 8 inches in

width, for a t-b0éal dwedtb bhe7presence of structur al

encroaching into the spaces. St af0fo ndoeteeps, tthhauts t he

CC

compromi sing the width o06,t hvehislpea cteh & -@roe naawilpnti h2gb f1 4

the spaces are at the standard width. By allowing a reduced width, the applicant is able
to accommodate more vehicles, which reduces the number of potential vehicles parked
on the street and increases ground floor activation.

The purpose of the design standard is met and the design guidelines are better met by
the proposal to reduce the  width o f some of the proposed below -grade parking spaces.
This criterion is met.

This Modification therefore warrants approval.

2. Bike Parking Space Dimension (33.266.220.C.3.b.) A space 2 feet by 6 feet must be
provided for each required bicycle parking spa ce, so that a bicycle six feet long can be
securely held with its frame supported so that the bicycle cannot be pushed or fall in a
manner that will damage the wheels or components. The project proposes staggered
vertical storage, diwmenbiandd wal BB8ai x| 650

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.

Findings: The project includes approximately 185 total long term bicycle parking
spaces which meets the code requirement . Accommodating the bicycle parking spaces

within a 246 width module would consume consider abl
staggered 1806 wide vertical/wall hanging bike rack

space and is identical to the parking s ystem conventionally approved in the Central
City. The proposed functional and space efficient system better meets design guidelines
because it eases programmatic demand thereby allowing more active uses at the street

0 A8 Contribute to a Vibrant Streetsca pe, C9 Develop Flexible Sidewalk -Level Spaces.
This criterion is met.

C. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.

Purpose: These standards ensure that requi red bicycle parking is designed so that
bicycles may be securely locked without undue inconvenience and will be reasonably
safeguarded from intentional or accidental damage.

Findings: The proposed Bike Rack system is engineered to stagger bikes vertically to

allow the handle bars to overlap. This allows the racks to provide the same level of

service that would be provided by a standard 246
space. The staggered clearance between adjacent bikes and allowance for sliding

hanger s eases the hanging and locking of a bike. Additionally the loops, to which the

on

bikes are | ocked, project out of the wall approxi ma
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l ocking bikes. A 58 minimum aisle is stildl provided
system will be located within secure bike storage enclosures below grade with lobby and

bike lounge access. The bicycle parking system is safe and secure, located in a

convenient area, and is designed to avoid initial or accidental damage to bicycles, so th e

proposal is consistent with the purpose statement of the bicycle parking standards.

This criterion is met.

This Modification therefore warrants approval.

DEVELOPMENT STANDARD S

Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of

Title 33 can be met, or have received an Ad  justment or Modification via a land use review prior

to the approval of a building or zoning permit.

CONCLUSIONS

The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, a rchitectural, or cultural value. The applicant
has addressed all major concerns expressed by staff and designed a building that embodies the
spirit intended by the applicable design guidelines, and responds well to the natural, cultural

and built context.  The proposal meets, and in some cases exceeds the applicable design
guidelines and therefore warrants approval.

DESIGN COMMISSION DE CISION

It is the decision of the Design Commission to approve Design Review for a new 7 -story market
rate apartment (123  units) building with ground floor retail and below -grade parking behind
retail on a 17,000 square foot site.

Approvals per Exhibits C.1 -C-42, signed, stamped, and dated  June 30, 2017 , subject to the
following conditions:

A. As part of the building permita  pplication submittal, the following development -related
conditions (B & E) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
Il abel eNINGICORPLIAN CE PAGE- Case File LU 16 -280148 DZM M . All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be | abeled OREQUI RED. ¢

B. At the time of building permit submittal, a signed Certificate of Compliance form

(https://www.portlandoregon.gov/bds/article/623658 ) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.

C. Two vertical rows of balconies shall be added t o t he d{faginglwaliomleydss3 s out h
7 over the level two amenity deck.

D. The first floor of the main body of the building be clad in red brick.

E. No field changes allowed.


https://www.portlandoregon.gov/bds/article/623658
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Approval of the following Modification re quests:

1. 33.266.130F; Table 266 -4 Parking Standards: Applicant requests approval to have
concrete columns 166 wide x 246 | ong | ocated

stall on each side.
2. 33.266.220.C3 Long Term Bicycle Parking: Applicant proposes to provide 185 bicycle

bet we
2006 wide aisles) that would protrude viudlly tassigmed t he 8.

parking spaces in a wal/ rack system that stores bi

with the lowest rack allowing bikes to res t on the floor.

David Wark, Design Commission Chair

Application Filed: December 1, 2016 Decision Rendered: June 15, 2017
Decision Filed: June 16, 2017 Decision Mailed: July 5, 2017

About this Decision. This land use decision is  nota permit  for development. Permits may
be required prior to any work. Contact the Development Services Center at 503 -823-7310 for
information about permits.

Procedural Inf ormation.  The application for this land use review was submitted on
December 1, 2016 , and was determined to be complete on April 25, 2017

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under

the regulations in effec t at the time the application was submitted, provided that the

application is complete at the time of submittal, or complete within 180 days. Therefore , this
application was reviewed against the Zoning Code in effect on December 1, 2016 .

ORS 227.178 stat es the City must issue a final decision on Land Use Review applications

within 120 -days of the application being deemed complete. The 120 -day review period may be
waived or extended at the request of the applicant. In this case, the applicant waived the 120-
day review period, as stated with Exhibit (Exhibit A.2). Unless further extended by the

applicant, the 120 days will expire on April 25, 2018.

Some of the information contained in this report was provided by the applicant.

As required by Section 33.8 00.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Design Commission with input from other City and public agencies.

Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illu strate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as
such.

These conditions of approval run with the land, unless modified by future land use reviews.

As used in the conditions, the term oOoapplicantéo
any person undertaking development pursuant to this land use review, the proprietor of the

use or development approved by this land use rev iew, and the current owner and future

owners of the property subject to this land use review.
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Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing.  Appeals must be filed by 4:30 pm on July 19,2 017 at 1900 SW Fourth Ave.
Appeals can be filed at the 5 t floor reception desk of 1900 SW 4  th Avenue Monday through
Friday between 8:00 am and 4:30 pm. Information and assistance in filing an appeal is

available from the Bureau of Development Services i n the Development Services Center or the
staff planner on this case. You may review the file on this case by appointment at, 1900 SW

Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503
823-7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).

Upon submission of their  application, the applicant for this land use review chose to waive the
120 -day time frame in which the City must render a decision. This additional time allows for

any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence

can be submitted to City Council.

Who can appeal:  You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you
are the property owner or appl  icant. Appeals must be filed within 14 days of the decision
appeal fee of $5,000 .00 will be charged.

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal w ill be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood a  ssociations require a vote of the authorized body of your
association. Please see appeal form for additional information.

Recording the final decision.

If this Land Use Review is approved the final decision will be recorded with the Multhomah

County Re corder.

A Unless appealed, the final decision will be recorded after July 20, 2017 by the Bureau of
Development Services.

The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.

For furth er information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503  -823-0625.

Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a bui  Iding permit has been issued, or the approved activity has begun.

Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision,
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.

Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees

must demonstrate compliance with:

A All conditions imposed here.

. An
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A All applicable development standards, unless specifically exempted as part of this land use
review.

A Al requi rements of the building code.

A All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

Jeffrey Mitchem
June 30, 2017

The Bureau of Development Services is committed to p roviding equal access to
information and hearings. Please notify us no less than five business days prior

to the event if you need special accommodations. Call 503 -823 -7300 (TTY 503
823 -6868).

EXHIBITS 8 NOT ATTACHED UNLESS INICATED

A. Applicantddg Statemen

1. Narrative
2. Request for an Evidentiary Hearing and Waiver of Right to a Decision within 120 Days
3. Applicantés Response to I ncomplete Letter

B. Zoning Map (attached)
C. Plan & Drawings
1. View from NE

2. Table of Contents

3. View from NW

4. View from SE

5. View from NE

6. Vicinity Map

7. Block Study

8. Flat Iron Buildings

9. Existing Site Photos

10. Context Photos

11. Design Diagrams

12. Design Diagrams

13. Site Utility Plan

14. Landscape Site Plan

15. Landscape Courtyard Plan
16. Landscape Terrace Plan
17. FAR Diagrams

18. Site Plan (attached)

19. Basement

20. Level 1

21. Level 1 Option

22.Level 2

23.Levels 3-6

24. Level 7

25. Roof Plan

26. East Elevation (attached)
27. North Elevation (attached)
28. West Elevation (attached)
29. South Elevation (attached)
30. Enlarged Plan & Bike Parking
31. Building Section N/S

32. 1t Level Glazing
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33. Enlarged Elevations
34. Enlarged Elevations
35. Enl arged Elevations
36. Exterior Details
37. Exterior Details
38. Exterior Details
39. Exterior Details
40. Exterior Details
41. Exterior Lighting Plan
42. Materials
D. Notification information:
Request for response
Posting letter sent to applicant
Notice to be posted
Appl i c a neménscersfiting posting
Mailed notice
Mailing list
gency Responses:
Bureau of Environmental Services
Water Bureau
Fire Bureau
Life Safety
Site Development
Portland Bureau of Transportation
. Urban Forestry
F. Letters
none
G. Other
1. Original LUR Applicat ion
2. Incomplete Letter
3. Pre-Application Conference Summary
H. Post First Hearing
1. Staff Report, Land Use Review Hearing, June 15, 2017
2. Staff Presentation, Land Use Review Hearing, June 15, 2017
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